
 
 
 
 
 

Planning Staff Report to 
Greenville Planning Commission 

May 13, 2020 
for the May 21, 2020 Public Hearing 

 

 
Docket Number:  Z-2-2020 

Proposal:   Variance from Section 19-7, Stormwater Management 

Applicant:   Arbor Engineering, INC. 

Property Owner:  Honeybee Investments, LLC 

Property Location:  317 Wilkins St 

Tax Map Number:  0095000800500 and 0106000200300 

Acreage:   1.32 

Future Land Use:  Urban Residential 

Zoning:    RM-1, Single- & Multi-Family Residential District 

Special Emphasis District: Greater Sullivan 

Staff Recommendation: Approve with Conditions 

 

Applicable Sections of the City of Greenville Code of Ordinances: 

Section 19-2.2.8(C), Public hearings 
Article 19-7, Stormwater Management 
Section 19-7.6.2(B)(1), Stormwater permits 
Section 19-7.9, Variances, waivers, and appeals 

 
Planning Commission Authority to Approve Stormwater Variances 

Per Section 19-7.9.1(B), the Planning Commission has the authority to grant variances for stormwater 
permits and special management areas outside regulatory floodplain and regulatory floodway areas after 
proper conduction of a public hearing and upon finding that the request meets the applicable standards of 
the Land Management Ordinance.   

The Planning Commission may, subject to the process and standards in Section 19-7.9.1, grant variances 
to the provisions of Article 19-7, Stormwater Management, provided such variances will not cause detriment 
to the public good, safety, or welfare, nor be contrary to the spirit, purpose, and intent of the Land 
Management Ordinance.  Variances may be grated in situations where unique and exceptional physical 
circumstances or conditions of a particular property would result in an unreasonable hardship, if the literal 
requirements of the stormwater provisions were enforced.   

Additional specific standards for variances are listed in Section 19-7.9.1(C). 

1. Showing of good and sufficient cause; and 

2. A determination that the variance is the minimum necessary to afford relief; and 

3. A finding that failure to grant the variance would result in exceptional hardship to the applicant; and 

4. A finding that the granting of a variance would not result in increased flood heights, additional 
threats to public safety, or any public expense, nor create nuisances, cause fraud or victimization 
of the public, nor conflict with existing local laws or ordinances and that all buildings will be protected 
by methods that minimize flood damage during the base flood elevation; and 



5. A finding that the development activity cannot be located outside the regulatory floodplain; and 

6. A determination that the activity is not in a regulatory floodway, or if the activity is located within a 
regulatory floodway, a determination that: (i) the property associated with the development activity 
contained either a primary structure used for commercial purposes which was damaged or 
destroyed as a result of a casualty, or a secondary structure integral to the business operated on 
the property which was damaged or destroyed as a result of a casualty; (ii) no portion of the property 
was located within a regulatory floodway at the time the owner acquired the property; (iii) no portion 
of the property was located within a regulatory floodway when the structure was originally 
constructed; (iv) the structure was in use as an active business being operated as a going concern 
at such time that any portion of the property was placed in the regulatory floodway by virtue of 
regulatory action; (v) said use was continuously in operation until such time as the structure was 
damaged or destroyed as a result of a casualty; (vi) it would be inequitable to deny the property 
owner of the opportunity to rebuild a structure of the same footprint or less such that the business 
activity occurring prior to the casualty may be resumed; and (vii) the development activity would 
not result in any increase in flood levels during the base flood discharge. For development located 
within a regulatory floodway, no variance shall be granted where the variance was requested more 
than five years after the damage or destruction of the structure as a result of a casualty. Otherwise, 
no variances shall be granted to any development located in a regulatory floodway; and 

7. The applicant's circumstances are unique and do not represent a general problem; and 

8. The granting of the variance will not alter the essential character of the area involved including 
existing stream uses. 

Additional Variance Criteria 
9. Section 19-7.9.1(H) states: “Variances requested in connection with the redevelopment of 

previously developed sites that will further the public policy goals of downtown redevelopment and 
neighborhood revitalization and meet the requirements of subsection 19-7.9.1(C) may be granted 
provided the variance would not result in an increase in the pre-redevelopment runoff rate for the 
25-year, ten-year and two-year storm events and existing adequate downstream stormwater 
capacity exists.” 

Applicant Request 

The applicant seeks a stormwater variance from 19-7.7.3 and 19-7.7.4 Buffer Requirements, which requires 
a 30-foot stream buffer with no development activity to occur within that area. The applicant requests a 
variance to permit site development within the required 30-foot stream buffer area and proposes a stream 
remediation plan, NWP 27 Aquatic Restoration, to mitigate the requested variance.  

Site Details 

The subject site is located near the intersection of Guess Street and Wilkins Street and is zoned RM-1, 
Single- & Multi-Family Residential District. The property is also located within Greater Sullivan Special 
Emphasis Neighborhood and Neighborhood Revitalization Overlay. 

The western portion of the site contains ditched waters of the United States that are the only non-hardened 
section of the tributary to Brushy Creek. Upstream of this site are waters piped by the City of Greenville, 
and downstream of the site are waters routed through a concrete channel by Greenville County.  

The site received multifamily approval from Planning Commission to develop a multifamily-type project, 
known as Wilkins Street Townhomes. The project includes access points with units that front a common 
green space.  

Staff Analysis 

Engineering staff reviewed and evaluated the applicant’s proposal to seek a variance from the stream buffer 
requirements and determined that the proposed development plan does not comply with the required buffer 
areas for streams. The purpose of the buffer area allows for long term benefits to counter impacts of 
development. Staff concludes that the proposed stream improvements are beneficial and provide an 
immediate improvement to the stream. Whereas, a permit to allow encroachment for development in a 
required stream buffer area cannot easily be reversed to address or mitigate long term impacts of 
development.  

Therefore, based on this assessment, and additional comments and conditions provided below, staff 
recommends approval of the stormwater variance request with conditions. 



Staff Comments and Conditions 

Civil Engineer Comments 

No comment 

Environmental Engineer Comments – APPROVE WITH CONDITIONS 

Proposed conditions do not provide a buffer to be maintained as in-situ vegetation per Section 19-7.7.4 of 
the Stormwater Management Ordinance. In lieu of complying with the stormwater provisions of a thirty 
foot buffer, the applicant has requested a variance to perform a stream restoration. Conditions of approval 
include the following: 

1) The owner shall sign a stormwater maintenance agreement specific to the stream restoration 
work.  

2) Prior to site approval, an easement shall be given and recorded by the adjacent property owner 
for the installation and maintenance of stream restoration improvements.  

3) Stream improvements shall be substantially the same or better as submitted. All improvements 
shall be submitted as part of the site plan for approval. 

4) Floodplain requirements shall be met as part of the site permit. 
 

Traffic Engineer Comments 

No comments. 

Parks & Recreation Conditions 

Parks and Recreation should be involved in review of acceptable plant material and planting location. 

Fire Department Comments 

No opposition to variance.  Site plan will not meet approval in current format, provided turn-around does 
not meet the requirements for fire access.   

Neighborhood Meeting 

The applicant held a neighborhood meeting on March 10, 2020 at the Juanita Butler Center. The applicant 
provided a copy of the sign-in sheet listing 12 residents in attendance and a letter summarizing topics of 
discussion. Below is a full copy of the meeting discussion.  

The following questions were posed by the residents in attendance: 

1. Some work appears to have begun along the creek bank prior to approval of the project.  Please 
explain. 

2. How will the new types of vegetation be better than what currently exists? 
3. There is some flooding of properties further downstream along Guess St.  Concern was raised 

about this issue remaining unresolved or being exacerbated. 
4. Will stormwater raise up to street level at Wilkins St? 
5. Will this project provide truly affordable housing? 
6. What is the square footage size of the dwelling units? 
7. What are the intended price points for the units?  The developer's proforma was requested by Lillian 

Brock Fleming. 
8. Concern was raised about traffic volume being increased, due to two driveways instead of the 

previously existing single site entry, and increased number of residents with automobiles. 
9. Why does the project place the green space on the interior of the site and the driveways on the 

perimeter, instead of the inverse - as was the case previously? 
10. Concern was raised about the existing public infrastructure under Wilkins St being able to handle 

the increased post-development sewer discharge from the project. 
11. Grass/rock strips exist in the centers of many driveways in the neighborhood.  Why hasn't this 

approach been utilized to increase drainage capabilities of this project? 
12. Will water flow onto this property from the Sullivan Center parking lot, which is next door? 

The following responses were provided by ARBOR Engineering: 



1. This is landscape cleanup of the trash/debris which has been dumped on the site, as well as 
invasive vegetation.  The site has been stabilized with straw. 

2. Invasive plant species which currently exists will be removed and native plant material that is suited 
to this type of environment will be planted, in order to create a natural amenity. 

3. Storm event calculations have been performed so that flooding during storm events will not 
increase, and will actually slightly decrease.  The design of the pools, riffles, and runs will help to 
receive the water from the pipes which outlet into the initial pool, and the regrading of the banks 
will provide sufficient area for floodwaters to rise without negatively impacting neighboring 
properties.  There is also underground storage planned underneath the lower driveway in order to 
receive floodwaters temporarily, so that the 100-year floodplain remains unchanged. 

4. No, the water will not rise to meet Wilkins St. 
5. Some discussions have been made with the Greenville Housing Authority.  These units will be as 

affordable as possible. 
6. Uncertain as to exact sizes, but approximately from 1,200 Square Feet - 2,000 Square Feet. 
7. Unsure of the intended price points for the units.  We will provide what information can be provided 

by March 13, 2020 end of day. 
8. When compared to the previous use of the property, there will likely be an increase in vehicles 

entering and leaving this site, but there is no concern that the neighborhood street network cannot 
support this increase. 

9. Design concepts of central community greenspace and safety have driven this design. 
10. Civil design calculations have been made for the project and been approved with the public 

infrastructure authorities.  Those authorities are responsible for the maintenance and upgrading of 
the public systems as required. 

11. These solutions often create greater maintenance issues and can become less effective over time 
as pore spaces become clogged.  An underground stormwater cleaning system is planned to 
remove hydrocarbons and debris from stormwater collected onsite. 

12. This currently is not an issue and we do not expect that it will become a post-development issue. 
 
 


